


























GREEN BUILDING FEATURES

Preservation & Adaptive Reuse

Preserves and restores the signature front
building wing units and reuses the brick from
the demolished rear portion

LEED SS Credit 1.3 & 2.1 & 3.1 Building Reuse
LEED SS Credit 1.1 & 1.2 Innovation in Design

Development Density & Community
Provides new, dense, mixed-use project in an
existing neighborhood on an under-utilized site
Previous density: 18 units / acre

New housing density: 72 units / acre

LEED SS Credit 1 Site Selection

LEED SS Credit 2 Development Density

Residential Open Space

Open space provided at courtyard, street
front, alley terrace and balconies

Exceeds Seattle Open Space Code by 50%
LEED SS Credit 5.2 Maximize Open Space

Rain Garden

Eliminates detention requirement, improves
water quality, and provides visual feature in
courtyard

LEED SS Credit 5.2 Maximize Open Space
LEED SS Credits 6.1 & 6.2 Stormwater Control
LEED WE Credit 1.1 Landscaping Water Need

Light Pollution Reduction

All lights down directed at walkways, retail &
entrances

LEED SS Credit 8 Light Pollution Reduction

Alternative Transportation

Great access to public transportation
Bicycle storage provided

Bike rack for retail & visitors

LEED SS Credits 4.1, 4.2, 4.3 Transportation

Indoor Air Quality
Hard surface flooring throughout
LEED EQ Credit 5

Parking quantity

Only 15 parking stalls provided
Calculates to a ratio of .938 per unit
Reduces construction and excavation

DESIGN REVIEW RECOMMENDATION MEETING

BUILDING & SITE

Optimize Energy Performance
Central hot water provided by gas
water heaters

Hydronic heat provided in units
through heat exchangers

Eliminates water heaters from units
All units sub-metered for hot & cold
water and heat

More efficient to generate on site as
opposed to electricity generated by
natural gas for SCL.

LEED EA Credit 1

LEED EA Credit 2

Efficient Elevator

Side-Mounted Traction Elevator uses
1/4 the electricity of a standard
hydraulic elevator

LEED EA Credit 1

No Mechanical Air Conditioning
All spaces naturally ventilated

LEED EA Credit 4 Enhanced Refrigera-
tion Mgmt

Durable Exterior Materials

Brick, lap and cedar siding, wind resis-
tant roofing and concrete all are dura-
ble materials requiring little mainte-
nance
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DEPARTURES

Development Standard

Lot Coverage
SMC 23.45.010A2

Structure Width
SMC 23.45.011Table A

Structure Depth
SMC 23.45.011 Table A

Front Setback
SMC 23.45.014A1

Rear Setback
SMC 23.45.014B1 & 2

Side Setback
SMC 23.45.014C Table A

(continued next page)

Requirement

A. Apartment lot coverage in L3 zones.
2. 45% lot coverage.

(9,711sf)(45%) = 4,370sf

Townhomes are allowed 50% lot coverage on
this site.

Table A. L3 zone apartments can have 75’-0”
structure width with modulation.

Table A. L3 zone apartments can 65% lot
depth for structure depth.

65% depth of lot

(117'-0")(.65)= 76'-0"

1. The front setback is the average of the
setbacks of the first principal structures on
either side. Setback can be 5-0” min. - 15’-0”
max.

2'-0” (7-11 Gas-Station Canopy)
15’-6” (Noland Townhomes)

17-6” /2 = 8-9” avg.

1. Rear setback to be 25’-0” or 15% of lot,
whatever less.

2. When property abuts alley, rear setback
measured from alley centerline. Setback can-
not be less than 10’-0” from rear property
line.

(117-0”)(15%)= 17"-7”

(171_771) _ (81_011) = 91_7!1
=10’-0" min.

Table A. For structures with 101-120°-0”
depth and between 31’-37’-0” height:

14°-0” avg.

7'-0” min.

Proposed

Lot Coverage = 7,118sf

7,118sf / 9,711sf = 73.3%

821_017

(80°-0” existing structure)

106’-6”

5'-3"” to property line

9'-3" to sidewalk edge

5'-2" due to bays

(8'-8” at majority of rear building fa-

cade)

Average rear setback is 9'-3”

Average:
North - 3'-1”
South - 3'-6”

Minimum:
North - 72"
South - 72"

DESIGN REVIEW RECOMMENDATION MEETING

Departure Amount

2,593sf

28.3%

71_0!1

30"6”

3-6”

4’-10” needed because of 10’-0”

minimum setback

Average:
North — 10’-11”
South - 10’-6”

Minimum:
North - 6’-4%%”
South - 6'-4%%”

Justification

The main justification for the lot coverage departure is to handle the unique situations that arise from inte-
grating the existing courtyard wing units into a new project. The departure does not allow for more units
than the density limit allows in the Seattle Land-Use Code. In preserving the existing courtyard and front
two units the design holds to only two stories along California Avenue SW. The mass of the project is
therefore pushed to the back of the site. However, in order to minimize the impact of the garage entry, the
ramp down to the garage and ramps to the utility & garage enclosures are completely covered by the build-
ing. The net result is that good portions of the site are only developed to two stories of actual floor area
spread over more of the project site. In addition, the elements creating the open arcade adjacent to the
south property line and even the brick wings coming off the existing front facade count toward lot coverage.

The structure width is primarily set by the location of the existing courtyard wing units on the property.
Currently the building has a structure width of 80’-0”. The proposed design increases this by only 2'-0” to
82'-0”. The added width comes from the rear of the site where the building massing is pushed towards the
NC1-30 zoned 7-11 convenience store to the north and places the building mass to take advantage of the
trapezoidal nature of the project site.

The front courtyard wing units being preserved are 38'-0” deep and only 20’-0” wide. And once again, this
front portion of the building is held to only 2 stories and a 44'-3” by 26’-0” central courtyard is being pre-
served and will remain as open space visible to pedestrians on the sidewalk. Excluding the front courtyard
wing units the back building is only 71’-6” in depth.

At the EDG meeting the Design Review Board was in support of a front yard setback to reflect the com-
mercial nature of the project. Also the setback reduction allows the project to act as a transition to the
higher zoned NC1-30 property to the north which has no setback requirement and entire adjacent com-
mercial intersection that is zoned NC1-30.

As a result of preserving the existing front wing units and courtyard, the mass of the building has been
pushed to the back of the site. The majority of the rear facade is only 1’-4” into the required setback, only
the two projecting upper level bays need a larger departure. The rear of the building has well-modulated
residential character with gabled roofs, bays, balconies, terraces and planters and presents a pleasant, varied
facade to the single family residential zone across the alley.

The existing structure currently has a 14” south side setback and a 20” north side setback and the building
location is the primary basis for the current setbacks. The adjacent NC1-30 zoning to the north allows de-
velopment to come right up to the shared property line and the Design Review Board at EDG supported
this project having minimal to zero setbacks adjacent to the commercial zone. (continued next page)
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DEPARTURES

Development Standard

Side Setback
(continued)

Balcony Setback
SMC 23.45.014Fbé&c

Open Space
SMC 23.45.016A3b2 &
B2a

Parking Access
SMC 23.45.018B2a

Driveway Slope
SMC 23.54.030D4a&bé&c

Requirement

b. Balconies must be 5’-0”
from side lot line.

c. Balconies at side setback
can be 20’-0” max. width.

2. 25% of lot area provided
as open space.

(9711)(25%) = 2,428 sf

2a. No horizontal dimen-
sion less than 10’-0”

c¢. Parking access from
street when L3 zone across
alley from single family zone.

4. Driveway slope cannot

be greater than 20% without

Director’s approval based
on the following:

a. Topography and lot condi-

tions require greater slope.
b. Additional slope is least
necessary to accommodate
lot conditions.

¢. Driveway is still useable
access.

Proposed Departure
Amount

North - 1'-7”  North - 3'-5”

54’-4” width 34’-4"width

South - 1'-4” South - 3'-8”

39'-4”width 19'-4”wid th

Open space Allow areas with

provided at less than

ground level: 10’-0” dimension

2,641sf to count towards
open space area

Open space

provided at

balconies =

1,015sf

Total provided

open space =
3,6565sf

From alley From alley
28% 8%

DESIGN REVIEW RECOMMENDATION MEETING

Justification

To the south, the building presents
an open arcade and balcony with
ample facade modulation and a
stepping of the mass and presents
an pleasant residential facade to the
neighboring townhome project.
The adjacent townhome has a
north facade with only small win-
dows and a concrete drive court.

The project meets and exceeds the
required ground level open space
requirement with a minimum di-
mension departure. The project
exceeds the open space require-
ment by 50% when upper level
balconies are included. To pre-
serve the existing wing units and
their relationship to the lot lines
requires that some open space
cannot meet minimum dimension
requirements. Quality, visible open
space is being provided in an at-
tractively landscaped central court-
yard and within the front setback
as well as the planter terraces at
the alley.

Parking access from California Ave-
nue SW would prevent preserva-
tion of the existing structure that
currently has parking accessed off
the alley. A curb cut at the street
would have a negative impact on a
heavily used sidewalk and result in
dangerous turning conditions from
the site onto a busy arterial. At
EDG, all options presented showed
alley access and this was supported
by the Board members.

To preserve the existing wing units
and courtyard has resulted in the
main mass of the building being
moved to the back of the site,
closer to the alley property line
resulting is less space for the ramp.
The garage only serves 15 vehicles
and is accessed off the alley and not
the street. Another firm project in
lower Queen Anne was approved
for a 28% ramp slope entering onto
a street and sidewalk.
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ATTACHMENT B

A-3 Entrances Visible from the Street
Entries should be clearly identifiable and visible from the street.

Quality commercial spaces should be designed to be easily identi-
fied and approached.

A-4 Human Activity
New development should be sited and designed to encourage human
activity on the street.

The designer should consider California Avenue as an amenity for
the property tenants and pedestrians. There should be identifi-
able entrances with a pedestrian scale which would lend itself to a
smooth relationship to the sidewalk with room for landscaping,
and possible window display interest.

A-5 Respect for Adjacent Sites

Buildings should respect adjacent properties by being located on their
sties to minimize disruption of the privacy and outdoor activities of
residents in adjacent buildings.

The architects should study and show, at the next meeting, how
the project relates to the residential building to the south as well
as an interesting presentation to the alley and the single family
zone to the rear.

A-8 Parking and Vehicle Access

Siting should minimize the impact of automobile parking and driveways
on the pedestrian environment, adjacent properties, and pedestrian
safety.

The Board suggested that the architect continue to explore using
the alley for access rather than California for this project.

B-1 Height, Bulk and Scale

Projects should be compatible with the scale of development antici-
pated by the applicable Land Use Policies for the surrounding area and
should be sited and designed to provide a sensitive transition to near-
by, less-intensive zones.

The Board agreed that successfully addressing height, bulk and
scale issues at this site is key to creating a successful building.
The Board requested further exploration of massing options that
minimize the building mass and creatively reinforce the proposed
uses and neighboring residential use.

The residential building entrance is centered on the courtyard in
an prominent wood and glass tower visible from the sidewalk.
The commercial spaces are located at sidewalk grade within close
proximity of the sidewalk. One of these commercial spaces will
be accessed by a door facing the sidewalk and the other entry is
off an arcade that opens to the sidewalk. These commercial
spaces have large windows facing the street and large windows
facing into the courtyard visible from the sidewalk. The Design
Review Board encouraged reduced setbacks to create a better
engagement of the sidewalk.

The courtyard will be attractively landscaped with pathways, a
rain garden and other plants and, will be a wonderful visual amen-
ity for both residents, retail customers and pedestrians. The
commercial entrances are close to the sidewalk and scaled to the
pedestrian, creating a smooth connection between the sidewalk
and the commercial spaces. The commercial windows facing the
street provide ample opportunity for visual displays.

The project relates to the townhome building by preserving the
existing wing units that are an important component of the exist-
ing context. The project has a strong residential character with
gable roofs, courtyard, bays and brick and siding. The project has
ample modulation and the building mass steps from the front to
the rear of the site. The south facade of the project is attractively
modulated to provide visual interest and material variation to be
viewed from the adjacent concrete townhome drive court. The
project relates to the single family zone across the alley by using
gable roofs and bays, lap siding and residential style window pat-
terning and the landscaping at the live-work units.

The high pedestrian and vehicular use of California Avenue SW
coupled with on-street parking makes vehicle access via a curb
cut at the sidewalk on the street both dangerous and undesirable.
In addition, the wing units of the existing building could not be
preserved with entry from the street. Following the Boards rec-
ommendation, the parking entry is located on the alley adjacent
the 7-11 building and the terminus of the alley with SW Charles-
town Street.

The building mass is held to only two stories at the front of the
site with a generous courtyard at the sidewalk along with the
preservation of the existing wing units and courtyard. These
combined aspects of the project design reduce the height and
bulk of the project at the sidewalk. The use of modulation, step-
ping of the building mass and use of gable roofs and bays all lend a
strong residential character while producing a sensitively massed
structure. The design reinforces the neighboring residential char-
acter while being an effective transition to the commerecial inter-
section to the north.

DESIGN REVIEW RECOMMENDATION MEETING

C-1 Architectural Context

New buildings proposed for existing neighborhoods with a well-defined
and desirable character should be compatible with or complement the
architectural pattern and siting pattern of neighboring buildings.

The Board pointed out desirable aspects of the existing develop-
ment on the lot that exhibit a highly attractive architectural con-
text. Similarly, the new design should create a context worthy of
replacing the existing. Although the context appears to be a com-
mercial context it is in a residential zone and should exhibit the
residential zoning. The thinning residential context, due to the
RC overlay, will be creating an area with even less residential con-
text and more commercial presence once the existing structure is
demolished. The Board challenged the designer to create some-
thing that will rise to the level of both context and consistency of
the attractive existing fourplex.

C-4 Exterior Finish Materials

Building exteriors should be constructed of durable and maintainable
materials that are attractive even when viewed up close. Materials that
have texture, pattern, or lend themselves to a high quality of detailing
are encouraged.

The Board would like to see quality materials for the project.

D-6 Screening of Dumpsters, Utilities, and Service
Area
Building sites should locate service elements like trash dumpsters, load-
ing docks, and mechanical equipment away from the streets where pos-
sible. When elements should as dumpsters, utility meters, mechanical
units, and service areas cannot be located away from the street front,
they should be situated and screened from view and should not be lo-
cated in the pedestrian right-of-way.

The Board directed the applicant to clearly address this guideline
in the project design.

D-11 Commercial Transparency

Commercial storefronts should be transparent, allowing for a direct vis-
ual connection between pedestrians on the sidewalk and the activities
occurring on the interior of a building. Blank walls should be avoided.

The RC zoning will allow the commercial uses, so they must be
well designed and allow for a direct visual connection.

E-2 Landscaping to Enhance the Building and/or Site
Landscaping, including living plants, special pavement, trellises, screen
walls, planters, site furniture and similar features should be appropri-
ately incorporated into the design to enhance the project.

The Board directed the application to fully develop a landscape
plan to enhance the building and site.

RESPONSE TO DESIGN GUIDANCE

The preservation of the architecturally distinctive building wing
units retains the existing architectural context in a new and
exciting synthesis. Although the building provides commercial
and live-work spaces with lively engagement of the street, the
building form is strongly residential in character both in how it
meets the street and the alley. This project rises to the level of
respecting both the residential and commercial context.

The retained building wing units and reused brick used on the
front portion of the building provide a wonderful texture and
pattern. High quality windows with stylistically consistent mul-
lion patterns are also being used. The front fagcade has a high
level of detailing with brick, metal railings and a wood and glass
stair tower facing onto the courtyard.

The dumpsters of this project will be enclosed in the building in
a room accessed off the alley. Utility meters will also be lo-
cated internally. No such elements will be located in view from
the street.

The commercial storefronts of both building wings provide
large windows facing the sidewalk that match to proportions
and patterning of the preserved historic wings. There is also
significant expanses of glazing facing into the courtyard that will
be visible to pedestrians, customers and residents. The charm
of the existing brick facade and the reuse of the brick from the
rear of the building with provide detail and materiality appealing
to people at the sidewalk.

The front courtyard will include a prominent oval shaped rain
garden planter centered on the entrance and framed by path-
ways. The rain garden will help to provide natural on-site infil-
tration as well as an attractive landscape element containing
artistically arrayed boulders and plantings. The courtyard paths
will be flanked by plantings as well as the area in the front set-
back. At the rear, a terrace above alley level will incorporate a
series of landscaped planters along with attractive pavers.
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